
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for August 18, 2004 PLANNING COMMISSION MEETING

P.A.S.: Special Permit #04037

PROPOSAL: Nursing Home for 9 residents.

LOCATION: South 47th and “J” Streets.

LAND AREA: 18,185 square feet, more or less.

CONCLUSION: This proposal is based upon an emerging model of residential nursing
care for elderly individuals.  The proposal generally meets the
Neighborhood Design Standards, and fits within the character of the
surrounding residential area.

RECOMMENDATION:  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: The south 60 feet of Lot 101, and the north 75 feet of Lot 115,
Witherbee Gardens, located in the NW 1/4 of Section 29 T10N R7E, Lancaster County,
Nebraska.

EXISTING ZONING: R-4 Residential

EXISTING LAND USE: Single-family dwellings.

SURROUNDING LAND USE AND ZONING:
North: Single-family dwellings R-4 Residential
South: Tabitha Intergenerational day care R-4 Residential
East: Single-family dwellings R-2 Residential
West: Single-family dwellings R-4 Residential

HISTORY:
May  1979 The zoning update changed the zoning on this property from B Two Family

Dwelling to R-4 Residential.

COMPREHENSIVE PLAN SPECIFICATIONS:
This property is designated as Urban Residential in the Land Use Plan.  (F 25)
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Urban Residential:  Multi-family and single-family residential uses in areas with varying densities ranging from
more than fifteen dwelling units per acre to less than one dwelling per acre.  (F 27)

Maximize the community’s present infrastructure investment by planning for residential and commercial
development in areas with available capacity.  (F 17)

Encourage mixed-use redevelopment, adaptive reuse, and in-fill development including residential, commercial
and retail uses.  These uses may develop along transit routes and provide residential opportunities for persons
who do not want to or cannot drive an automobile.  (F 18)

A safe residential dwelling should be available for each citizen: the efficiency apartment and the country estate,
the small single family “starter” home and the large downtown apartment suite, the most affordable and the
most expensive dwelling unit, completely independent living and living within the care of others.  (F 65)

Provide different housing types and choices, including affordable housing, throughout each neighborhood for
an increasingly diverse population.  (F 66)

Create housing opportunities for residents with special needs throughout the city that are compatible with
residential neighborhoods.  (F 66)

Encourage a mix of housing types, including single family, duplex, attached single family units, apartments,
and elderly housing all within one area.  Encourage multi-family near commercial centers.  (F 69)

The key to both new and existing urban neighborhoods is diversity...For existing neighborhoods, the diversity
is often already in place, but efforts must focus on maintaining this balance and variety....New construction
should continue the architectural variety, but in a manner that is sympathetic with the existing neighborhoods.
Infill development also needs to respect the street pattern, block sizes and development standards of the area,
such as having parking at the rear and front porches, windows and doors on the front street side.  The diversity
of land uses, including commercial and congregate living facilities are important to the diversity of an area,
provided they fit within the character of the block and neighborhood.  (F 71)

Congregate [housing] facilities should be designed and located to enhance the surrounding neighborhood.
Reasonable spacing, design, and operational requirements should be created for all congregate facilities to
preserve the neighborhood character while providing for those with special needs.  (F 72)

AESTHETIC CONSIDERATIONS:  This proposal includes the removal of two existing
single-family dwellings and replacing them with one nursing home facility.  The Neighborhood
Design Standards apply to this facility.  Applicant has proposed a facade that appears to
meet the standards.  This building will be reviewed for compliance with the design standards
during the building permit process.

ALTERNATIVE USES:  This property could continue to be used for existing single-family
residential purposes.

ANALYSIS:
1. This is a proposal for a health care facility providing nursing care to nine residents in

a residential home setting, called Green House..
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2. A special permit for a health care facility may be granted pursuant to LMC §27.63.080
under the following conditions:

a) Parking shall be in conformance with Chapter 27.67; additional parking requirements
may be imposed.  Traffic may be required to be discharged into a major street
designated in the Comprehensive Plan, or into a classified collector.  No parking shall
be permitted in required front or side yards; all parking shall be screened.

The proposed number of parking stalls appears to meet the minimum
requirements.  The parking is arranged in such a way that it cannot be
screened.  The layout should be revised to provide some opportunity to screen
the parking area.  Also, this is considered a commercial use for driveway and
parking design.  Therefore, the driveway and parking area will need to be
revised to show radius returns and provide egress in a forward motion.

b) Yard and area regulations.

1) Buildings shall not occupy over thirty-five percent of the total land area
covered by the special permit.

The proposal indicates a building lot coverage of approximately twenty-
nine percent.

2) Yards abutting a nonresidential district shall be the same as those required in
said abutting district.

The entire block is zoned R-4 Residential.

3) Any yard abutting a residential district or located wholly or partially in a
residential district shall be the greater of ten feet or that required in the said
abutting district, plus an additional one foot setback for each one foot of
height shall be provided between the yard line and the wall nearest the yard
for that portion of the building exceeding twenty feet in height.

This property is located wholly within a residential district.  The proposal
does not indicate the height of the building.  The side yard setback
shown is 5 feet, and the front and rear setbacks are 25 feet and 27 feet,
respectively.  The side yard setback must be revised to 10 feet or more,
depending on the building height.

4) Required front and side yards shall be landscaped.

Applicant has not submitted a landscape plan.
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5) The City Council may increase or decrease these requirements with
consideration given to both facilities and adjacent environment.

There are no waivers being requested, therefore, City Council action is
not required.

c) The proposed health care facility shall conform to all applicable state and federal
requirements.

This requirement is a condition of approval.

d) The location of health care facilities shall be readily accessible to the area served.
Such facilities should be located on major streets near the center of the area to be
served.

This facility serves a broad population base.  This facility is located along a
local street, but only one block from South 48th Street, which is a minor arterial.
It is readily accessible by the immediate area, as well as other residents of
Lincoln.

3. Although Applicant has taken care to provide a facade sensitive to the single-family
nature of this block, the parking area is out of character with the surrounding homes.
The site plan proposes a double-wide curb cut with parking for three vehicles aside
one another, in front of the facility, and no garage.  Every other home on this block has
a single-wide curb cut, and either a single-wide garage or no garage.  The parking for
this facility should be revised to better reflect the character of this block.

Applicant has indicated their desire to provide more Green Houses along this block.
These homes will likely be similar to the one proposed here, and could be inserted into
the block as components of an overall master plan.  Planning Staff recommends the
Applicant develop a master plan for the block and create a parking scheme that
minimizes curb cuts and utilizes shared parking facilities for adjoining Green Houses.

4. Due to the residential character of the development, the Public Works and Utilities
Department is not requiring grading and drainage information.

5. LES easements are required and must be shown on the plan.

6. Planning Staff recommends approval based upon the following conditions.
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CONDITIONS:

Site Specific:

1. This approval permits a health care facility to provide nursing care for up to 9 residents.

General:

2. Before receiving building permits:

2.1 The permittee shall complete the following instructions and submit five (5)
copies of the revised plans to the Planning Department office for review and
approval.

2.1.1 Add a calculation to the site plan showing the required number of
parking stalls.

2.1.2 Add a calculation to the site plan showing the percentage of lot covered
by the proposed buildings.

2.1.3 Revise the parking layout to better reflect the character of this block.

2.1.4 Indicate the height of the building, and revise the setbacks to conform to
the special permit requirements.

2.1.5 Provide a landscape screen plan indicating required screening of the
parking area, and required front and side yard landscaping, or add
notes to the site plan indicating these requirements will be met during
the building permit review process.

2.2 The construction plans shall comply with the approved plans.

2.3 The required easements as shown on the site plan shall be recorded with the
Register of Deeds.

2.4 The operation and the premises shall meet appropriate local and state
licensing requirements, including compliance with health codes.

STANDARD CONDITIONS:

3. The following conditions are applicable to all requests:
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3.1 Before occupying this health care facility all development and construction shall
comply with the approved plans.

3.2 All privately-owned improvements, including landscaping, are to be permanently
maintained by the owner.

3.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

3.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

3.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by

Greg Czaplewski, 441-7620, gczaplewski@lincoln.ne.gov

Date: August 3, 2004

Applicant Tabitha, Inc.
and Joe Hakenkamp
Owner: Director of Support Services

4720 Randolph Street
Lincoln, NE 68510
483.7671

Contact: Architectural Design Associates
Richard Bergt
7501 “O” Street, Suite 105
Lincoln, NE 68510
486.8500
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One Square Mile
Sec. 29 T10N R7E

2002 aerial

Zoning:
R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 

Zoning Jurisdiction Lines

City Limit Jurisdiction

Area of Application
















